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FROM CONCEPT TO CONSTRUCTION

FINAL FINDINGS AND DECISION BY THE DESIGN

COMMISSION RENDERED ON September 22, 2016

The Design Commission has approved a proposal in your neighborhood. This document is
only a summary of the decision. The reasons for the decision, including the written response
to the approval criteria and to public comments received on this application, are included in
the version located on the BDS website

http://www.portlandonline.com /bds/index.cfm?c=46429. Click on the District Coalition then

scroll to the relevant Neighborhood, and case number. If you disagree with the decision, you
can appeal. Information on how to do so is included at the end of this decision.

CASE FILE NUMBER: LU 16-201466 DZ

PC # 16-186281
PSU School of Business Administration

BUREAU OF DEVELOPMENT SERVICES STAFF: Jeffrey Mitchem 503-823-7011 /
Jeffrey.Mitchem@portlandoregon.gov

GENERAL INFORMATION

Applicant:

Representative:

Site Address:

Legal Description:

Tax Account No.:
State ID No.:
Quarter Section:

Neighborhood:

Business District:
District Coalition:

Plan District:
Zoning:

Case Type:
Procedure:

Proposal:

Ron Blaj | PSU
Capital Projects And Construction - University Services Building
Portland, OR 97207

Sam Stadler | SRG Partnership Inc.
621 SW Morrison St #200
Portland, OR 97205

631 SW HARRISON ST

BLOCK 190 LOT 1-8, PORTLAND
R667719580

1S1EO04DA 05400

3228

Portland Downtown, contact Rani Boyle at 503-725-9979.

None

Neighbors West/Northwest, contact Mark Sieber at 503-823-4212.
Central City - University District

CXd, Central Employment with a Design Overlay

DZ, Design Review

Type III, with a public hearing before the Design Commission. The
decision of the Design Commission can be appealed to City Council.

Type III Land Use Review follow-up to a previously approved Type III (LU15-129978 DZM AD).
Applicant requests the removal of Condition of Approval D which required four upper-level

1900 SW 4th Avenue, Suite # 5000, Portland, OR 97201
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windows equaling 12% of wall area on the east (levels 2 and 4) and west (levels 3 and 5)
elevations of the new addition to the School of Business Administration.

Presently under construction, the massing of the new five-level addition (approximately 36,000
square feet) is expressed as independent floor volumes layered with vertical off-sets and
interstitial glazing between floors. Clad entirely in Alaskan Yellow Cedar, the new addition has
ample glazing on the north elevation of all five floors and is adjoined to the renovated structure
by a glass atrium featuring a canted east face. As stated above, each level of the east and west
elevation of the new addition was conditionally approved to be 12% glazed.

Design review is necessary because the proposal seeks to overturn a Condition of Approval of a
previous land use review within a Design Overlay Zone.

Approval Criteria:
In order to be approved, this proposal must comply with the approval criteria of Title 33,
Portland Zoning Code. The applicable approval criteria are:

= 33.825 Design Review = Central City Fundamental Design
= Modification Criteria (33.825.040) Guidelines
ANALYSIS

Summary of Applicant’s Statement: It is the Applicant’s assertion that (1) the project as
originally proposed (without the windows) exceeds guidelines related to public space
enhancement, and (2) that the amount of required east- and west-facing glazing compromises
the new addition’s energy efficiency, design coherency and building skin maintenance. As such,
they request that the condition of approval be overturned thereby allowing the east and west
elevations of the new addition to be clad entirely in Alaskan Yellow Cedar with no glazing.

Site and Vicinity: The site is a full city block bounded by SW 6t Avenue (east), SW Harrison
(south), SW Broadway (west) and SW Montgomery (north). Lying at the physical center of the
University District, the sloping site (approximately 12’ SW-NE) is an integral component of the
Montgomery Green Street which links the Willamette River with the Park Blocks (one block
west). The site shares frontage on SW 6th Ave with the Urban Center Plaza and is adjacent to
both MAX and Portland Streetcar stops. The site is well-connected within the Central City
bicycle network — a cycle track on SW Broadway and a bike lane on SW Harrison St.

As stated above, the project approved per LU15-129978 DZM AD is presently under
construction including re-skinning of the existing building renovation and pouring of concrete
floor slabs for the new addition. The scope of the fully permitted project includes the four
windows that were required of the project per Condition of Approval D by the Design
Commission at the August 6, 2015 hearing. Please refer to Land Use History below for a
summary of relevant Design Commission comments and direction provided at the three Land
Use Hearings for the project.

Zoning: The Central Commercial (CX) zone is intended to provide for commercial development
within Portland's most urban and intense areas. A broad range of uses is allowed to reflect
Portland's role as a commercial, cultural and governmental center. Development is intended to
be very intense with high building coverage, large buildings, and buildings placed close
together. Development is intended to be pedestrian-oriented with a strong emphasis on a safe
and attractive streetscape.

The Design Overlay Zone [d] promotes the conservation, enhancement, and continued vitality of
areas of the City with special scenic, architectural, or cultural value. This is achieved through
the creation of design districts and applying the Design Overlay Zone as part of community
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planning projects, development of design guidelines for each district, and by requiring design
review. In addition, design review ensures that certain types of infill development will be
compatible with the neighborhood and enhance the area.

Land Use History: City records indicate the following prior land use reviews for the one-block
site:
= LU 15-129978 DZM AD, Conditional Approval of existing building renovation and addition
for Portland State University’s Schools of Business Administration and Education. The
following summarizes Design Commission comments during the Land Use Review approval
process (no Design Advice Request Hearings were held):
o LUR Hearing #1, May 21, 2015. Summary of Commission comments:
= Skybridge Design Details/Encroachment Application
- The Applicant has indicated that the design of the new skybridge segment (approximately
7’) will contrast with the existing — metal deck and rail instead of concrete (see attached).
- The Applicant has not answered the essential question: How does the skybridge visually
and physically enhance the pedestrian environment?
= Green + Active SW Montgomery St
- Commission comments at the DAR were clear — throw everything at SW Montgomery to
make it Green + Urban (active). Staff feels that the design is headed in the right direction
but still has a way to go regarding the Urban (active) part — activation strategies applied
to a majority of the frontage (120’ or 60%) are limited to bike parking and stormwater.
The remainder is dedicated to entry plaza space.
- No entries are oriented to the Montgomery frontage.
= Weather Protection at Renovation Ground Floor
- The sidewalk level pedestrian environment of the renovation remains unprotected from
the elements for the entire east and west elevations, and a majority of the SW Harrison St
frontage.
= Wood Species Specification + Metal Panel at Ground Floor
- The wood species and finish are not specified, and the metal panel system on the
renovation is proposed to be exterior fastened within the sidewalk touch zone.
= Details Ensuring Overall Project Coherency
- Insufficient details have been submitted to ensure overall project coherency, specifically
related to how the tree-part building configuration is unified — metal (context relevance)
and wood (durability/maintenance) dimensions, mullion patterning, storefront volumes,
color compatibility.
o LUR Hearing #2, July 23, 2015. Summary of Commission comments:
= Materials
- Samples must be provided — must be high quality and well detailed.
- Improve overall coherency — simplify, unify palette and more fully resolve intersection of
materials.
- Corrugated Metal (exterior fasteners) pattern clashes with glass and wood, should be
eliminated. Do not include on ground floor.
* Weather Protection
- More canopies in key zones — SW 6th Ave, Harrison, Broadway.
- High level trays don’t suffice alone.
- Low level canopies in courtyard.
= Plaza Activation
- Ground floor classroom adjacency — another use possible?
- Canopy in Plaza.
- No views of ductwork from Montgomery St.
= Montgomery
- More activation strategies (windows not enough.)
- Inside / outside relationship lacking.
= Public Art
- Specify location to include Harrison St and Plaza.
o LUR Hearing #3, August 6, 2015. Summary of Commission comments:
= Open Space / Plaza
- Remove planters at south end of plaza and at base of column in center of plaza.
- Ground floor flex space — add slider doors or similar, program for spill-out potential.



Final Findings and Decision for Page 4
Case Number LU 16-201466 DZ

= Materials

- Blank wood walls on E and W ends of trays should be glazed to some degree — explore.

- Aluminum chevron metal — must see weathered sample.

- BFC - consider other materials. Could get there with more detail (outline spec) on specific
type of finish.

= Pedestrian Protection

- E and W pavilion entries shall have canopies.

* Condition of Approval. Citing lack of compliance with Approval Criteria (BS Make Plazas,

Parks and Open Space Successful, and C6 Develop Transitions between Buildings and Public

Spaces), the Design Commission required the following Condition of Approval:

- Twelve (12%) glazing shall be added to levels 2 and 4 of the east facade and levels 3 and 5
of the west facade of the pavilion trays and may include fully operable wood screens (to
match wood used elsewhere on the pavilion.)

= PC 15-190936, New Skybridge connection from SBA new addition to existing skybridge
within the SW Montgomery St ROW.

= LU 08-122852, Approval of utility piping at the elevated walkway connecting Cramer Hall
and the School of Business Administration on the Portland State University Campus.

= LU 85-004131, Phase II of Professional Schools Building

= LU 95-012536, Metal panel enclosure for piping of east pedestrian sky bridge.

= LU 78-004662, 6-Story building.

Agency Review: A Notice of proposal in Your Neighborhood was mailed August 17, 2016. No
agencies responded with concerns.

Neighborhood Review: A Notice of Proposal in Your Neighborhood was mailed on August 17,
2016. No written responses have been received from either the Neighborhood Association or
notified property owners in response to the proposal.

Procedural History: This proposal was heard before the Design Commission at the following
hearing: Land Use Review — September 8, 2016. The Commissioners present tentatively voted
to support the Applicant’s request and overturn Condition of Approval D from LU 15-129978
DZM AD. In majority brief (4 to 1 in support), the Commissioners summarized their tentative
support to remove Condition of Approval D as follows — the design as originally proposed
(without windows as required by Condition of Approval D), did meet Approval Criteria related to
the activation of public space (Central City Fundamental Design Guidelines B5S and C6) and
that to add the windows as conditioned would compromise the building’s overall design
coherency. At the final hearing, which was held on September 22, 2016, a 4:1 vote affirmed the
September 28, 2016 tentative vote. Please refer to the findings below for detail.

ZONING CODE APPROVAL CRITERIA

Chapter 33.825 Design Review

Section 33.825.010 Purpose of Design Review

Design review ensures that development conserves and enhances the recognized special design
values of a site or area. Design review is used to ensure the conservation, enhancement, and
continued vitality of the identified scenic, architectural, and cultural values of each design
district or area. Design review ensures that certain types of infill development will be
compatible with the neighborhood and enhance the area. Design review is also used in certain
cases to review public and private projects to ensure that they are of a high design quality.

Section 33.825.055 Design Review Approval Criteria
A design review application will be approved if the review body finds the applicant to have
shown that the proposal complies with the design guidelines for the area.

Findings: The site is designated with design overlay zoning (d), therefore the proposal
requires Design Review approval. Because of the site’s location, the applicable design
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guidelines are the Central City Fundamental Design Guidelines.

Central City Fundamental Design Guidelines
These guidelines provide the constitutional framework for all design review areas in the Central
City.

The Central City Fundamental Design Guidelines focus on four general categories. (A) Portland
Personality, addresses design issues and elements that reinforce and enhance Portland’s
character. (B) Pedestrian Emphasis, addresses design issues and elements that contribute to
a successful pedestrian environment. (C) Project Design, addresses specific building
characteristics and their relationships to the public environment. (D) Special Areas, provides
design guidelines for the four special areas of the Central City.

Central City Plan Design Goals

This set of goals are those developed to guide development throughout the Central City. They
apply within all of the Central City policy areas. The nine goals for design review within the
Central City are as follows:

Encourage urban design excellence in the Central City;

Integrate urban design and preservation of our heritage into the development process;
Enhance the character of the Central City’s districts;

Promote the development of diversity and areas of special character within the Central City;
Establish an urban design relationship between the Central City’s districts and the Central
City as a whole;

Provide for a pleasant, rich and diverse pedestrian experience for pedestrians;

Provide for the humanization of the Central City through promotion of the arts;

Assist in creating a 24-hour Central City which is safe, humane and prosperous;

Ensure that new development is at a human scale and that it relates to the scale and
desired character of its setting and the Central City as a whole.

ahobE

i B

Staff has considered all guidelines and has addressed only those guidelines considered
applicable to the proposal to remove prior Condition of Approval D in LU 15-129978 DZM AD.

B5. Make Plazas, Parks and Open Space Successful. Orient building elements such as
main entries, lobbies, windows, and balconies to face public parks, plazas, and open spaces.
Where provided, integrate water features and/or public art to enhance the public open space.
Develop locally oriented pocket parks that incorporate amenities for nearby patrons.

C6. Develop Transitions between Buildings and Public Spaces. Develop transitions
between private development and public open space. Use site design features such as
movement zones, landscape element, gathering places, and seating opportunities to develop
transition areas where private development directly abuts a dedicated public open space.

Findings: These guidelines seek to ensure that public open space abutting development
is successful - in part, by orienting key building features, such as windows, to plazas
(BS), and by incorporating visual connections to the public space from the different levels
of buildings (C6). Guideline C6 states that buildings that provide successful transitions
with public spaces incorporate both physical and visual connections to the public space
from the different levels of the building.

At the first LUR Hearing for this case (September 8, 2016) and affirmed at the final
hearing (September 22, 2016), the Design Commission acknowledged that due to the
building’s uniquely elevated disposition, views of the facade elements in question would
be upwardly oblique from ground level, thereby capturing additional glazing and spill-out
spaces elsewhere on the building. As such, the Design Commission determined that the
design of the pavilion component of the new addition lacking windows on levels 2 and 4 of
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the east elevation and levels 3 and 5 of the east elevation presented no significant “blank
wall” condition to approaching views.

Additionally, the Design Commission determined that the lack of windows would have no
significant detrimental impact to the success of abutting public spaces at the northeast
and northwest corners of the site because these public spaces were sufficiently activated
and visually connected by other design features on balance — ample ground-level
transparency and entries, layered over-story active spaces, the significant glazing volume
of the glass atrium and the ample pedestrian accommodations within the plazas.

Therefore, these guidelines are met.

C5. Design for Coherency. Integrate the different building and design elements including,
but not limited to, construction materials, roofs, entrances, as well as window, door, sign, and
lighting systems, to achieve a coherent composition.

Findings: This guideline is primarily concerned with balance — buildings that have

balanced all of the competing design considerations — expressed structure and program,

exterior cladding, roof systems, window and door patterning, ground plane elements —

create coherent compositions. Specifically, the Design Commission determined that the

design without windows as required per the previous condition of approval results in

enhanced coherency reinforcing the three-part, self-referenced parti as follows:

= removes a potentially distracting facade element;

= enhances the integrity of the layered “wood tray” effect the pavilion; and,

= reinforces the distinct three-building composition by allowing the wood material to
read as substantial solid to balance the corresponding void of the abutting glass
atrium.

This guideline is met.

DEVELOPMENT STANDARDS

Unless specifically required in the approval criteria listed above, this proposal does not have to
meet the development standards in order to be approved during this review process. The plans
submitted for a building or zoning permit must demonstrate that all development standards of
Title 33 can be met, or have received an Adjustment or Modification via a land use review prior
to the approval of a building or zoning permit.

CONCLUSIONS

The design review process exists to promote the conservation, enhancement, and continued
vitality of areas of the City with special scenic, architectural, or cultural value. The Design
Commission affirmed the approvability of plaza spaces associated with the development vis-a-
vis the applicable approval criteria (B5 Make Plazas, Parks and Open Space Successful and C6
Develop Transitions between Buildings and Public Spaces) — the plaza space is well-activated by
the totality of adjacent building features without the windows as required by previous
Condition of Approval D (LU 15-129978 DZM AD). Further, removing the condition of approval
requiring windows would enhance the building’s overall design coherency and therefore
warrants approval.

DESIGN COMMISSION DECISION

It is the decision of the Design Commission to approve Design Review for the request to
overturn Condition of Approval D in the previous case (LU15-129978 DZM AD) requiring twelve
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percent (12%) glazing be added to levels 2 and 4 of the east facade and levels 3 and 5 of the
west facade.

Approvals per Exhibits C.1-C-28, signed, stamped, and dated September 23, 2016, subject to
the following conditions:

A. As part of the building permit application submittal, the following development-related
conditions (A — F) must be noted on each of the 4 required site plans or included as a sheet
in the numbered set of plans. The sheet on which this information appears must be
labeled “ZONING COMPLIANCE PAGE- Case File LU 15-129978 DZM AD. All requirements
must be graphically represented on the site plan, landscape, or other required plan and
must be labeled “REQUIRED.”

B. No field changes allowed.
C. A bench shall be added to the northeast plaza near the entry to the ground floor flex space.

D. The one-story volume fronting SW Broadway and a portion of Harrison St, and the ground
floor (up to a height of at least 6’) of the renovation shall be clad in stainless steel fabricated
to match the Morin W12 chevron pattern metal panel with concealed fasteners and a mill
finish used elsewhere on the renovation.

E. The canopy structures at the two primary atrium entries (Exhibits C.4-7) shall be clad in
stainless steel to match ground floor cladding on the renovation (per Condition of Approval
E.)

By:

David Wark, Design Commission Chair

Application Filed: July 7, 2016 Decision Rendered: September 22, 2016
Decision Filed: September 23, 2016 Decision Mailed: September 27, 2016

About this Decision. This land use decision is not a permit for development. Permits may
be required prior to any work. Contact the Development Services Center at 503-823-7310 for
information about permits.

Procedural Information. The application for this land use review was submitted on July 8,
2016, and was determined to be complete on July 8, 2016.

Zoning Code Section 33.700.080 states that Land Use Review applications are reviewed under
the regulations in effect at the time the application was submitted, provided that the
application is complete at the time of submittal, or complete within 180 days. Therefore this
application was reviewed against the Zoning Code in effect on July 8, 2016.

ORS 227.178 states the City must issue a final decision on Land Use Review applications
within 120-days of the application being deemed complete. The 120-day review period may be
waived or extended at the request of the applicant. In this case, the applicant waived the 120-
day review period, as stated with Exhibit A.2. The 120 days expire on July 7, 2017.

Some of the information contained in this report was provided by the applicant.

As required by Section 33.800.060 of the Portland Zoning Code, the burden of proof is on the
applicant to show that the approval criteria are met. This report is the final decision of the
Design Commission with input from other City and public agencies.
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Conditions of Approval. This approval may be subject to a number of specific conditions,
listed above. Compliance with the applicable conditions of approval must be documented in
all related permit applications. Plans and drawings submitted during the permitting process
must illustrate how applicable conditions of approval are met. Any project elements that are
specifically required by conditions of approval must be shown on the plans, and labeled as
such.

These conditions of approval run with the land, unless modified by future land use reviews.
As used in the conditions, the term “applicant” includes the applicant for this land use review,
any person undertaking development pursuant to this land use review, the proprietor of the
use or development approved by this land use review, and the current owner and future
owners of the property subject to this land use review.

Appeal of this decision. This decision is final unless appealed to City Council, who will hold a
public hearing. Appeals must be filed by 4:30 pm on October 11, 2016 at 1900 SW Fourth
Ave. Appeals can be filed at the 5t floor reception desk of 1900 SW 4tk Avenue Monday
through Friday between 8:00 am and 4:30 pm. Information and assistance in filing an appeal
is available from the Bureau of Development Services in the Development Services Center or
the staff planner on this case. You may review the file on this case by appointment at, 1900
SW Fourth Avenue, Suite 5000, Portland, Oregon 97201. Please call the file review line at 503-
823-7617 for an appointment.

If this decision is appealed, a hearing will be scheduled and you will be notified of the date and
time of the hearing. The decision of City Council is final; any further appeal is to the Oregon
Land Use Board of Appeals (LUBA).

Upon submission of their application, the applicant for this land use review chose to waive the
120-day time frame in which the City must render a decision. This additional time allows for
any appeal of this proposal to be held as an evidentiary hearing, one in which new evidence
can be submitted to City Council.

Who can appeal: You may appeal the decision only if you have written a letter which was
received before the close of the record at the hearing or if you testified at the hearing, or if you
are the property owner or applicant. Appeals must be filed within 14 days of the decision. An
appeal fee of $5,000.00 will be charged.

Neighborhood associations may qualify for a waiver of the appeal fee. Additional information
on how to file and the deadline for filing an appeal will be included with the decision.
Assistance in filing the appeal and information on fee waivers are available from the Bureau of
Development Services in the Development Services Center, 1900 SW Fourth Ave., First Floor.
Fee waivers for neighborhood associations require a vote of the authorized body of your
association. Please see appeal form for additional information.

Recording the final decision.

If this Land Use Review is approved the final decision must be recorded with the Multnomah
County Recorder. A few days prior to the last day to appeal, the City will mail instructions to
the applicant for recording the documents associated with their final land use decision.

» A building or zoning permit will be issued only after the final decision is recorded.

The applicant, builder, or a representative may record the final decision as follows:

= By Mail: Send the two recording sheets (sent in separate mailing) and the final Land Use
Review decision with a check made payable to the Multnomah County Recorder to:
Multnomah County Recorder, P.O. Box 5007, Portland OR 97208. The recording fee is
identified on the recording sheet. Please include a self-addressed, stamped envelope.
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= In Person: Bring the two recording sheets (sent in separate mailing) and the final Land Use
Review decision with a check made payable to the Multnomah County Recorder to the
County Recorder’s office located at 501 SE Hawthorne Boulevard, #158, Portland OR
97214. The recording fee is identified on the recording sheet.

For further information on recording, please call the County Recorder at 503-988-3034
For further information on your recording documents please call the Bureau of Development
Services Land Use Services Division at 503-823-0625.

Expiration of this approval. An approval expires three years from the date the final decision
is rendered unless a building permit has been issued, or the approved activity has begun.

Where a site has received approval for multiple developments, and a building permit is not
issued for all of the approved development within three years of the date of the final decision, a
new land use review will be required before a permit will be issued for the remaining
development, subject to the Zoning Code in effect at that time.

Applying for your permits. A building permit, occupancy permit, or development permit must
be obtained before carrying out this project. At the time they apply for a permit, permittees
must demonstrate compliance with:

1  All conditions imposed here.

1 All applicable development standards, unless specifically exempted as part of this land use
review.

All requirements of the building code.

All provisions of the Municipal Code of the City of Portland, and all other applicable
ordinances, provisions and regulations of the City.

f
f

Jeffrey Mitchem
September 23, 2016

The Bureau of Development Services is committed to providing equal access to
information and hearings. Please notify us no less than five business days prior
to the event if you need special accommodations. Call 503-823-7300 (TTY 503-
823-6868).

EXHIBITS - NOT ATTACHED UNLESS INICATED

A. Applicant’s Statement
1. Narrative
2. 120-day Waiver
B. Zoning Map (attached)
C. Plans & Drawings
1. Design Review Drawing Set (Sheet C.1-C.28)
Sheet C.6 East Rendering (attached)
Sheet C.7 West Rendering (attached)
D. Notification information:
1. Request for response
2. Posting letter sent to applicant
3. Notice to be posted
4. Applicant’s statement certifying posting
S. Mailed notice
6. Mailing list
Agency Responses:
1. Life Safety
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2. Fire Bureau
F. Letters - NONE
G. Other
1. Original LUR Application
2. Pre-Application Conference Planner Response
H. Hearing
1. Staff Report, Land Use Review Hearing, September 8, 2016
2. Staff Presentation, Land Use Review Hearing, September 8, 2016
3. Staff Memo, Land Use Review Hearing, September 8, 2016
4. Staff Report, Land Use Review Hearing, September 22, 2016
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